
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for April 26, 2006 PLANNING COMMISSION MEETING 

PROJECT #:  Use Permit #06004 - Yankee Ridge Commercial Center

PROPOSAL: A 224,000 square foot commercial center including retail, bank
with drive-through, general commercial and restaurants.

LOCATION: Northwest of the intersection South 40th Street and Yankee Hill
Road.

LAND AREA: 20.58 acres more or less.

EXISTING ZONING: B-2 Planned Neighborhood Business

WAIVER REQUEST/
MODIFICATION: 1.  Adjust yard setbacks to 0' for Lots 1-6.

2.  Allow signs for individual pad sites to be located more than
30' from the building.

CONCLUSION: The zoning on this site was changed to B-2 at the same time the
Pine Lake Heights South 4th preliminary plat was approved in
2002.  The site plan shows 224,000 square feet of commercial
floor area, with 174,000 square feet of it dedicated to one anchor
tenant.  Neither the Comprehensive Plan nor Zoning Ordinance
specify maximum floor area limits for individual stores, only for
the total amount of floor area in the center.  Of the two requested
modifications, the first relating to setbacks is actually not
required due to the configuration of the site.  The modification to
allow identification signs more than 30' from a building have
been routinely granted by the City in the past, and is also
appropriate in this case.  The center layout shown is consistent
with a neighborhood center as described in the Comprehensive
Plan.  Subject to the recommended conditions of approval, this
request complies with the requirements of the Zoning Ordinance
and is consistent with the Comprehensive Plan.   

RECOMMENDATION:  Conditional Approval

Waivers/modifications:
1.  Adjust internal yard setbacks to 0' for Lots 1-6. Not Required
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2.  Allow signs for individual pad sites to be
located more than 30' from the building.        Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION:  See attached legal description.

EXISTING LAND USE:  Vacant and undeveloped.

SURROUNDING LAND USE AND ZONING:  

North: Single-family, townhouse residential R-3, O-3
South: Agriculture (Wilderness Hills 1st Addition 

preliminary plat has been submitted and
is under review showing single-family
residential adjacent to this site) AG

East: Golf Course AG
West: Townhouse residential R-4

HISTORY:

April 5, 2002 - PP#00029 and CZ#3298 Pine Lake Heights South 4th preliminary plat
#PP#00029 and CZ#3298 were approved.  This preliminary plat included commercial centers
near the intersections of both South 27th Street and Yankee Hill Road, and South 40th Street
and Yankee Hill Road, and R-3 and R-4 areas for residential development.  The change of
zone revised the zoning pattern previously approved with CZ#3105.

February 3, 1999 - ANNEX #98005 was approved and included the land in the preliminary
plat, along with approximately 450 acres of land southwest of the intersection of South 27th

Street and Yankee Hill.  An annexation agreement was also approved and subsequently
amended September 1, 2000.

February, 1999 - Comprehensive plan amendment CPA #94-31 approved the S1/S2 Sub-
area Plan.  

COMPREHENSIVE PLAN SPECIFICATIONS:

Page F25 - This site is designated for commercial land uses on the Land Use Plan.
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Page F27 - Urban Growth Tiers - This site is within the City’s Future Service Limit.

Page F38 - General Principles for all Commercial and Industrial Uses - Commercial and industrial districts in
Lancaster County shall be located:

• within the City of Lincoln or incorporated villages;
• outside of saline wetlands, signature habitat areas, native prairie and floodplain areas (except for
areas of existing commercial and industrial zoning);
• where urban services and infrastructure are available or planned for in the near term
• in sites supported by adequate road capacity – commercial development should be linked to the
implementation of the transportation plan;
• in areas compatible with existing or planned residential uses;
• in areas accessible by various modes of transportation (i.e. automobile, transit and pedestrian).

Page F41 - Existing and Proposed Commerce Centers
Designates a neighborhood center northwest of South 40th Street and Yankee Hill Road.

Page F47 - Neighborhood Centers
Center Size - Neighborhood Centers typically range in size from 150,000 to 250,000 square feet of
commercial space. Existing centers may vary in size from 50,000 to 300,000 square feet.

Description - Neighborhood centers provide services and retail goods oriented to the neighborhood
level, such as Lenox Village at S. 70th and Pioneers Boulevard, and Coddington Park Center at
West A and Coddington. These smaller centers will not include manufacturing uses.

Page F87 - Transportation Planning Principles
- A Balanced Transportation System - The concept of balance also applies to methods of
transportation.  While the system must function well for motor vehicles, it should also establish
public transportation, bicycling, and walking as realistic alternatives now and into the future.

Page F91 - Other Areas
 - All areas of the community should have safe, secure and reasonably direct pedestrian
connections.  Activities of daily living should be available within walking distance.  Neighborhoods
should include homes, stores, workplaces, schools, and places to recreate.  Interconnecting
streets, trails, and sidewalks should be designed to encourage walking and bicycling, reduce the
number and length of automobile trips, and conserve energy.

UTILITIES: All utilities are present to serve this site.

TRAFFIC ANALYSIS: This property is adjacent to South 40th Street and Yankee Hill
Road, both arterial streets.  South 40th Street was recently improved to urban standards
from approximately San Mateo Lane to Yankee Hill Road, and Yankee Hill Road is under
construction and being improved between South 27th and South 40th Streets.

Improvements to the surrounding arterial street system were identified in previous traffic
studies which anticipated commercial development at both the South 27th and South 40th

Streets and Yankee Hill intersections.   The most recent traffic study for the area was
submitted with UP#149 for Stone Ridge Estates, located northwest of South 27th Street
and Yankee Hill Road.  In their review, Public Works indicates that the trip cap analysis
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provided with this request shows an additional 300 trips being generated by this
development when compared to the most recently submitted traffic study for this area.

ANALYSIS:

1. B-2 zoning was approved for this site in 2002, and an approved use permit is
required prior to development.  The Planning Commission does not have approval
authority for the requested adjustments to setbacks and sign requirements, so the
request must be considered by the City Council.  

2. The site plan shows 224,000 square feet of commercial floor area, with 174,000
square feet dedicated to one anchor tenant.  The proposed uses include retail,
bank with drive-through, general commercial and restaurants.  The Comprehensive
Plan designates commercial uses for this site along with the O-3 adjacent to the
north which was recently approved for townhouses.  It also desingates a
neighborhood center at this location.  The proposed uses and building floor areas
comply with the neighborhood center land use designation in the Comprehensive
Plan.  Recently the Planning Commission discussed floor area limits for anchor
tenants in commercial centers, however none have been adopted at this time.

3. While there is no standard established in the Comprehensive Plan or Zoning
Ordinance on the maximum size of an individual user, this administration
established an “interim” policy through the evaluation of the proposed neighborhood
center at North 84th and Adams Streets.  The policy is: The size of any user or
building should not exceed 175,000 square feet, including any year-around outdoor
open sales or display area.  This would be an appropriate condition in the use
permit for this neighborhood center.

As the Planning Commission deliberates in the future on necessary ingredients to
achieve a good neighborhood center, this proposed plan is instructive in other ways
than the size of the anchor tenant.  While it provides sidewalk connections, the
arrangement of the buildings, parking areas, and loading areas hardly qualifies as
“pedestrian friendly.”  Buildings could be clustered to create defined open spaces
with views terminated by buildings and walkways punctuated with plaza areas. 
Large wall areas of big box stores could be lined with individual store fronts for
small businesses.  Loading areas could be better screened by being sandwiched
between buildings. 

4. Adjustments to setbacks and to allow signs to located more than 30' away from
buildings are requested.  The site plan shows six individual lots, each with frontage
to a public street.  Perimeter setbacks of 20' along South 40th Street and along
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Yankee, and 50' along South 37th Street and Grainger Parkway are shown. The only
applicable setback in this case is a 20' front yard, and the perimeter setback shown
meets or exceeds it so no setback adjustment is required.

The sign regulations for the B-2 district require the individual pad site identification
signs to be located within 30' of the building they serve.  As proposed, some signs
would need to be located very close to the building due to the parking lot layout. 
Granting this adjustment does not allow any more signs or sign area, and the
impact would not be significant if granted. 

Beyond the requested modification to locate identification signs more than 30' from
a building, there are no other adjustments and signs are to be installed per the
requirements of the Zoning Ordinance and Sign Code.  As a result, the two signs
identified as “Anchor Store Sign” are unnecessary and may cause confusion if left
on the site plan.    

5. The trip cap analysis submitted with the application indicates an additional 300
P.M. peak hour trips being generated by this development compared to the most
recent traffic study for this area.  A revised traffic study must be provided so the
impact of the additional trips can be evaluated.  A revised study may indicate
additional needed improvements in Grainger Parkway, South 37th and South 40th

Streets, and Yankee Hill Road.  Any additional improvements required as a result of
the increase in trip generation and attributable to this development, including either
new turn lanes or expanding existing turn lanes, will be the responsibility of the
developer.

6. Access to the site is provided by driveways onto adjacent public streets, and no
new public streets or private roadways are shown.  Internal access is provided by a
system of private drives over public access easements.  It is important that the
proposed driveways align with existing streets or drives to minimize traffic conflicts. 
It is not clear if the drive onto South 37th Street aligns with the drive to the west
entering the Sterling Hills development.  The plans must be revised to show the
drive to the west and the proper drive alignment.

The drive onto South 40th Street is aligned with a parking lot median.  This requires
cars to immediately execute a turning movement upon entering the site, and does
not provide any space for vehicle stacking for cars exiting the site.  The drive should
be moved slightly to align with a driving aisle through the parking lot.

7. This project is subject to the recently adopted Design Standards for Pedestrian
Circulation in Commercial Areas.  The proposed site plan provides good
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pedestrian access and most of the required sidewalks are shown.  The plan also
includes two sidewalks which are not required that extend through the parking lot to
connect the anchor building to the sidewalk along South 40th Street.  The additional
needed sidewalks are: an extension of the sidewalk in the parking median north of
the building on Lot 4 to the sidewalk connection to South 31st Street; a sidewalk
along the west side of the drive between Lots 5 and 6 connecting the anchor store
to the sidewalk along Yankee Hill Road, plus a sidewalk connection to the building
on Lot 5; and an extension of the sidewalk along the south side of Lot 2 to the
sidewalk in South 40th Street.  The specific sizing and actual location of sidewalks
must comply with Design Standards and will be reviewed at time of building
permits.

8. This site is surrounded by residential uses to the north and west.  The impact
represented by a potentially large store should be mitigated to ensure compatibility
with the less intensive surrounding uses.  Limitations upon signs and lighting on the
walls facing those areas should be included to maintain compatibility with the
surrounding neighborhood.  

9. A loading area is shown on the west side of the building and includes a vehicle
parking area.  A facility to allow vehicles to turn around and exit is required.

10. The Health Department notes the existence of a 12" high-pressure, underground
natural gas pipeline south of this development.  There are no requirements for
regulating land uses adjacent to it, however the Health Department recommends
the location be noted on the site plan to help serve notice to affected parties.

11. The Comprehensive Plan shows the bike trail system along Yankee Hill Road in this
area.  The sidewalk along Yankee Hill Road needs to be expanded to reflect a 10'-
wide bike trail.  An additional 6' of right-of-way must be dedicated to accommodate
this wider sidewalk.

12. The site is platted as an outlot for future development.  Prior to building permits, a
final plat creating developable lots must be approved.

13. Other minor revisions to the site plan are required and are included in the
conditions of approval.
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CONDITIONS OF APPROVAL:

Site Specific Conditions:

1. This approval permits 224,000 square feet of commercial floor area with an
adjustment to the sign requirements to allow individual pad signs to be located
more than 30' from the building.

General Conditions:

2. Before receiving building permits:

2.1 The permittee shall complete the following instructions and submit the
documents to the Planning Department for review and approval.

2.1.1 A revised site plan including 5 copies showing the following:

2.1.1.1 Any revisions required by Public Works and Utilities per
the revised traffic study.

2.1.1.2 A revised landscape plan showing: 1 - street trees
deleted; 2 - a tree species other than Ponderosa Pine
planted in mass per Parks and Recreation’s review; 3 -
a note that states “THE LANDSCAPING SHOWN
ALONG SOUTH 37TH STREET AND GRAINGER
PARKWAY REPRESENTS THE MINIMUM AMOUNT
REQUIRED.  ADDITIONAL LANDSCAPING MAY BE
PLANTED, BUT THE REQUIRED AMOUNT SHALL
NOT BE REDUCED BELOW WHAT IS SHOWN.  ALL
OTHER LANDSCAPING TO COMPLY WITH LINCOLN
MUNICIPAL CODE TITLES 26 AND 27 AND THE
CITY OF LINCOLN DESIGN STANDARDS AT THE
TIME OF BUILDING PERMITS.  STREET TREES TO
BE SHOWN AT TIME OF FINAL PLAT.” 

2.1.1.3 Add a General Note that states “INTERNAL
PEDESTRIAN SIDEWALKS TO BE PROVIDED IN
COMPLIANCE WITH THE CITY OF LINCOLN DESIGN
STANDARDS AT THE TIME OF BUILDING PERMITS.”

2.1.1.4 Delete General Notes 15 and 23.
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2.1.1.5 Delete the text and symbols indicating “Anchor Store
Sign.”

2.1.1.6 Show the South 40th Street driveway aligned with
parking aisles, and the South 37th Street driveway 
aligned to the satisfaction of Public Works and Utilities.

2.1.1.7 Revise General Note #22 to state “A COMMON
ACCESS EASEMENT SHALL BE GRANTED OVER
ALL DRIVES AND PARKING STALLS.”

2.1.1.8 Revise General Note #24 to state “NO BUILDING OR
PARKING SHALL BE ALLOWED IN THE 50'-WIDE
LANDSCAPE BUFFER ADJACENT TO SOUTH 37TH

STREET OR GRAINGER PARKWAY.”

2.1.1.9 Delete waiver #1.

2.1.1.10 Show a vehicle turn-around in the loading area on the
west side of the anchor building.

2.1.1.11 Show the location of the high-pressure gas line.

2.1.1.12 Show the bike trail along Yankee Hill Road and any
required additional right-of-way.

2.1.1.13 Revise the last line of General Note #13 to state
“SIGNS TO CONFORM TO THE ZONING
ORDINANCE, EXCEPT THAT WALL SIGNS SHALL
NOT BE ALLOWED ON THE NORTH AND WEST
WALLS OF THE ANCHOR STORE.”

2.1.1.14 Add a General Note that states “ANY LIGHTING ON
THE NORTH AND WEST SIDES OF THE ANCHOR
STORE TO COMPLY WITH DESIGN STANDARDS
Chapter 3.00, SECTION 8.

2.1.1.15 Add a north arrow and scale.

2.1.1.16 Correct the total acreage in the legal description.

2.1.1.17 Revise General Note #9 to state “ALL MEDIANS,
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LANDSCAPING AND PEDESTRIAN CIRCULATION
WITHIN THIS USE PERMIT TO MAINTAINED BY AN
ASSOCIATION OF PROPERTY OWNERS.”

2.1.1.20 Revise General Note #20 to state “ATM’S. FENCES,
DECORATIVE STRUCTURES AND ACCESSORY
BUILDINGS ARE NOT SHOWN ON THE SITE PLAN
BUT MAY BE CONSTRUCTED IF THEY ARE 25' X 25'
OR SMALLER AND ARE CONSTRUCTED OUTSIDE
OF SETBACKS, SIGHT TRIANGLES, EASEMENTS,
AND REQUIRED MINIMUM PARKING, AND ARE
BUILT ACCORDING TO ZONING ORDINANCE
PROVISIONS, AND ARE IN CONFORMANCE WITH
ALL OTHER APPLICABLE CODES.” 

2.2 Grading and drainage and utility plans revised to the satisfaction of Public
Works and Utilities.

2.3 A traffic study accepted by Public Works and Utilities. 

2.4 A final plat for the site is approved.

2.4 The construction plans comply with the approved plans.

Standard Conditions:

3. The following conditions are applicable to all requests:

3.1 Before occupying the buildings all development and construction is to
comply with the approved plans.

3.2 All privately-owned improvements, including landscaping and pedestrian
circulation facilities, are to be permanently maintained by the owner or an
appropriately established homeowners association approved by the City.

3.3 The site plan accompanying this permit shall be the basis for all
interpretations of setbacks, yards, locations of buildings, location of parking
and circulation elements, and similar matters.

3.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.
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3.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided,
however, said 30-day period may be extended up to six months by
administrative amendment.  The clerk shall file a copy of the resolution
approving the special permit and the letter of acceptance with the Register
of Deeds, filling fees therefor to be paid in advance by the applicant.

Prepared by

___________
Brian Will, 441-6362, bwill@lincoln.ne.gov
April 11, 2006  

APPLICANT/
CONTACT: Mark Palmer

Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508
402.474.6311

OWNER: Southview and Ridge Development
8644 Executive Woods Drive
Lincoln, NE 68512
402.436.3444 F:\FILES\PLANNING\PC\PERMITS\UP\06000\UP06004 Yankee

Ridge.bjw.wpd
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One Square Mile
Sec. 19 T9N R7E

Zoning:
R-1 to R-8
AG
AGR
R-C
O-1
O-2
O-3
R-T
B-1
B-2
B-3
B-4
B-5
H-1
H-2
H-3
H-4
I-1
I-2
I-3
P

Residential District
Agricultural District
Agricultural Residential District
Residential Convervation District
Office District
Suburban Office District
Office Park District
Residential Transition District
Local Business District
Planned Neighborhood Business District
Commercial District
Lincoln Center Business District
Planned Regional Business District
Interstate Commercial District
Highway Business District
Highway Commercial District
General Commercial District
Industrial District
Industrial Park District
Employment Center District
Public Use District 
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